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Victoria Wood's 
experienced management team 


From left to right some of the members of the management team are: Walter Brooks, Pur- 
chasing; David Hirsh, Comptroller; Jeff Madden, Planner; Joseph Godfrey, Executive Vice- 
President; William Hulsman, Customer Relations Manager; Carol Enser, Office Manager; Leo 
Atamanchuck, Purchasing Manager; Morris Emer, President; Martin Pluch, Property and 
Leasing Manager; Michael Vonk, Multiple Housing Superintendent; Peter Bastedo, Vice- 
President; Brian Sparks, Marketing Manager; Leon Busschaert, Purchasing. 


To our Shareholders 


Your Company achieved profitable results, 
strengthened its management base and estab- 
lished plans for future growth during 1969, 
its first full year of operation. 


“ Sales for the year ended December 31, 
1969, totalled $17,458,201. Net income was 

$811,588 resulting in earnings per common 

share of 57 cents, before deduction for extra- 

ordinary items which amounted to 25 cents 
per common share. 


Although 1969 was an overall successful 
year for Victoria Wood, events occurred 
which have affected our subsequent business. 
The problem of tight money, particularly in 
the housing industry, has been widely recog- 
nized throughout Canada. This problem 
was compounded for Victoria Wood during 
1969 because of several highly publicized 
events, revolving around charges laid against 
the company by the Ontario Securities Com- 
mission. Ultimately, the company was com- 
pletely exonerated from these charges. 


Much valuable management time had to 
be devoted to coping with these events and 
to participating in the legal aspects. This 
channelled management creativity and 
vitality from our regular business activities. 


As a result of the above complications 
sales for the first quarter ended March 31, 
1970 were $1,070,148, a decline from the 
$3,951,946 reported during the similar 
period in 1969. Therefore, the first quarter 
| yielded a net loss of $136,419. 


On February 28, 1970, we became an 
80 percent-owned subsidiary of Kaufman 
and Broad, Inc., the largest publicly-owned 


Morris Emer, President 


company in North America whose business 
is primarily housing. Listed on the New 
York Stock Exchange, Kaufman and Broad 
currently has 42 developments, including 
Toronto, in the Metropolitan areas of Los 
Angeles, Chicago, Detroit, San Francisco, 
New York-New Jersey, and Paris, France. 


We sought this association with Kaufman 
and Broad because management believed it 
could aid your Company’s financial and 
operating position. We are advised by 
Kaufman and Broad that the tender offer to 
common shareholders of your Company, 
which was announced in February, was made 
on May 19, 1970. 


We are hopeful now that we can move 
forward in a more positive direction, and 
thus improve our operating results during 
the second half of the year. 


I wish to express my personal appreciation 
and the appreciation of your directors for 
the enthusiastic efforts and devotion of all 
our officers and staff on behalf of the Com- 
pany, and for the support we continue to 
receive from our shareholders and customers. 


Yours very truly, 
Victoria Wood Development 
Corporation Limited 


Prev Oa 


Morris Emer, President 
Toronto 
May 29, 1970 


Victoria Wood will produce millions of 
dollars worth of new housing in 1970 


good size lots adjacent to an exclusive golf and country club. 


S 


ene iat eontans ae moe As : x : C 
(B) Semi-detached homes are being constructed by Victoria Wood at Don Woods in North 
York. Prices will start at $29,450 making it one of the lowest priced new communities in 
Metropolitan Toronto. 
(C) High quality homes are being produced at Windfield Farms. Models have been com- 
pleted and sales of homes and lots are in progress in this exceptional area. 


Victoria Wood produces quality 
in all tyoes of housing 


(A) The Company is producing homes in the $60,000 to $75,000 range at Denlow Estates 
only minutes from downtown Toronto. This home features 5 bedrooms and a 3 car garage. 


(B) The Company is completing a number of homes on Brian Drive close to the Don Valley 
Parkway and Highway 401 Interchange. Prices start at $45,400. 
(C) Col. Rattray Estates is the Company’s waterfront development in Clarkson, Ontario. 


Homes in this area are in the $55,000 price range. The development, when completed, 
will have a yacht club as part of the community. 


Victoria Wood produces 
Quality apartments 
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- Main Square — 


ning Summer 1971 opening Sur 
iments, 1100 sao : Shopping. 30 new stores. Apartments. 1100 suites with 
tes “ir Sead 3 bedrooms. including a supermarket. bachelor, 1, 2 and 3bedrooms. 


: lone ‘ Offices. 12,000 thot ; 
Offices. 12.000 sa ito foned Sq. IL OL airconditioned 
parsed seca olliees space BPO Me. Martin Pluch professional and medical offices space 


(A) The Main Square residential and commercial complex containing 1,080 apartment suites 
leased and financed by a Canadian Government agency, is scheduled to start shortly. 


(B) West Mall Tower in Etobicoke features 107 large suites which are now being rented. 
This is one of the models with a spacious living and dining area. 


Victoria Wood also produces 
industrial and commercial projects 


~ |] 


(A) Centennial Village is a residential and commercial development close to Centennial Park 
in Etobicoke, a major recreational centre. 
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(B) The Company is now constructing Main Square, a residential and commercial complex at 
Main and Danforth in Toronto. An interior shopping mall and professional office space will 
be part of the completed development. 


Victoria Wood Development Corporation Limited 
STATEMENT OF INCOME AND RETAINED EARNINGS 


Four Months 


Year Ended Ended 
December December 
31, 1969 / 31, 1968 
Sales ; ; : ; : i : : : 4 : : : $17,458,201 $ 3,188,861 
Cost of sales . : : P ; : . : : : 7 ‘ 14,776,879 F 2,583,463 
Gross profit. : é : : : ; 2,681,322° 605,398 
Dividend from an a cciated camniais (Note 6) . ; : ‘ : . 180,000 — 
2,861,322 605,398 
Deduct selling, general and administrative expenses. ; : , : 1,348,132 268,738 
Income before income taxes. d , ‘ ; : : : : 1,513,190 336,660 
Estimated deferred income taxes 5 ; ! : : é : 4 701,602 169,355 
Income before extraordinary items . : : f \ , : , 811,588 167,305 
Deduct extraordinary items (Note 10) : : ; : : : ; 246,055 — 
Net income . : ; : ; ; ; y s65533 167,305 
Retained earnings at ee of aoe at : : : : : : , 167,305 — 
732,838 167,305 
Expenses relating to the issue of capital (Note 11). : : : é 302,326 — 
Cash dividends, Series A preference shares : : : : : : 252,25 — 
554,451 — 
Retained earnings at end of period. é , . 5 é ; : Col 7.82367 seed 01.505 
See accompanying notes. 
STATEMENT OF SOURCE AND USE OF FUNDS 
Year ended December 31, 1969 
Source of funds: 
Operations: 
Income before extraordinary items $ 811,588 
Add charges not requiring cash outlay: 
Depreciation and amortization 43,957 
Deferred income taxes 701,602 
1,557,147 
Issuance of 400,000 Series A preference shares and 200,000 common shares 
less related expenses and purchase for cancellation of 30,000 Series A 
preference shares ; ; ‘ 5 4,490,550 
$ 6,047,697 
Use of funds: 
Increase in real estate net of increase in mortgages and balances owing under 
agreements of sale : ; : : g ‘ $ 1,845,846 
Dividends paid on Series A Prsterchice hates : 182,750 
Repayment of notes payable ‘ 2,145,653 
Increase in advances to partnerships ag) aecociated) companies 1,350,776 
Net change in other assets and liabilities 522,672 
$ 6,047,697 


See accompanying notes. 


Victoria Wood Developme 


BALANCE 
ASSETS 
December 31, December 31, 
1969 1968 
Cash : : : : : ; : : : : : : ; $ 588,888 $ 1,174,622 
Real estate, at the lower of cost and net. realizable value (Note 2): 
Projects under construction (Note 3) . : 5 ; ; : : 6,384,236 6,554,902 
Land and improvements not under construction . : ; : : 15,723,604 12,374,806 
Income producing properties less accumulated depreciation of $13,227. 923,065 — 
Leasehold interest under development (Note 4) . ; ‘ 5 ; 841,900 534,319 
Deposits on land , : : : ‘ ‘ : : : f 342,500 809,640 
Mortgages and accounts receivable . : ; ; 5 : : : 3,264,307 1,421,500 
Equity in and advances to partnerships (Note 5) : : : : : 467,128 99,473 , 
Investment in and advances to associated companies (Note 6) . : : 2,334,567 1,351,445 
Loans receivable . 2 : Z ‘ é : : ‘ : : — 288,249 
Sundry assets and prepaid expenses . : . : ; : . : 65,596 73,408 
Cost of debenture financing less amount amortized to date (Note 8) . : 181,667 a 
Cost of financing less amount amortized to date (Note 11) . . : 5 — 135,333 


$31,117,458 $24,817,697 


Approved on behalf of the Board of Directors: 


Trent YO? 


MORRIS EMER (Director) JOSEPH GODFREY (Director) 
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LIABILITIES 


Accounts payable and accrued liabilities 

Dividends payable 

Mortgages and balances owing under agreements of sale (Note 7) 
8% sinking fund secured debentures, Series A (Note 8) 

Notes payable, 7%, due August 24, 1970 


Deferred income taxes 


SHAREHOLDERS' EQUITY 


Capital (Note 9): 
Authorized: 


970,000 Non-voting senior preference shares, $10 par value, issuable in 
series 


290,245 Non-voting, participating, convertible junior preference shares, 
$2.50 par value 


959,755 Common shares, without par value 


Issued: 


370,000 742% cumulative, redeemable, Series A non-voting, senior 
preference shares 


290,245 Non-voting, participating, convertible junior preference shares 


709,755 Common shares (1968 — 509,755 shares) 


Contributed surplus (Note 9) 


Retained earnings 


See accompanying notes. 


December 31, 


December 31, 


1969 1968 
$ 2,325,073 $ 1,606,540 
69,375 — 
15,825,998 1357 16,978 
5,465,000 5,000,000 
11,866 Zia 7519 
471,580 169,355 
24,168,892 22,650,392 
3,700,000 — 
125,012 729,612 
2,274,388 1,274,388 
6,700,000 2,000,000 
70,179 — 
178,387 167,305 
6,948,566 2,167,305 


$31,117,458 


$24,817,697 


Victoria Wood Development Corporation Limited 


NOTES TO FINANCIAL STATEMENTS 
Year ended December 31, 1969 


. Principles of accounting: 
The Company’s accounting policies are in accordance with the guide lines recommended by the Ontario 
Securities Commission in 1969 and by the Urban Development Institute in 1969 and 1970. 


. Real estate joint ventures: 


These financial statements include the Company’s proportionate share of both the assets and liabilities of 
joint ventures in which it holds an undivided interest. In each case, the Company is responsible for 
all of the liabilities of the joint venture. It has recourse to all of the joint venture assets as well as the 
assets of the other participants to discharge these liabilities to the extent it is called upon to pay lia- 
bilities in excess of its proportionate share. 


. Projects under construction: 
Land and buildings under construction and completed . : , ; $7,187,914 
Less construction mortgage advances received ; : : ; 803,678 $6,384,236 


. Leasehold interest: 


The Company leases certain lands for a period of seventy-five years at a minimum annual rent of 
$95,000. On these lands, the Company is obligated to complete at its own cost, a residential and com- 
mercial development. The Company is obligated to pay an additional annual rent of 5% of all gross 
annual revenue in excess of $1,650,000 derived from the property. Reduced rent is payable until con- 
struction is completed. 


. Equity in and advances to partnerships: 

The Company reflects only its share of profits and losses in undertakings in which it has a partnership 
interest and the Company’s portion of the assets and liabilities of such partnership interests is not reflec- 
ted in these financial statements. In such cases the Company is liable for all of each such partnership’s 
liabilities. In these circumstances, it has recourse to all of each such partnership’s assets as well as the 
assets of the other partners to discharge these liabilities to the extent it is called upon to pay liabilities 
in excess of its proportionate share. 


- Investment in and advances to associated companies: 
The investment represents a 50% share interest in each of two land development companies: 


Cost of shares . : ‘ ; : ; ; : ; : : $ 699,232 
Advances partially secured by mortgages on certain lands owned by one 
of the associated companies ; : 5; : z ‘ , ; 1,635,335 $23334567 


One of the above companies earned $488,628 for its year ended December 31, 1969 and paid a cash 
dividend of $360,000 in 1969. The Company’s share of this dividend was $180,000. The other associa- 
ted company in 1969 was developing its land holdings and had no revenue. 


- Mortgages and balances owing under agreements of sale: 


These mortgages and balances owing under agreements of sale bear interest at rates ranging principally 
from 5% to 10% per annum and are secured by real estate. They are repayable as to principal ap- 
proximately as follows: 


Twelve months ending December 31, 1970 a Simei FRO) 


7 5,986,134 

172 2,746,241 

1973 1,294,301 

1974 1435555 

1S hs: 42,152 

After 1975 1,739,816 
$15,825,998 


Partial discharge of liens may be obtained by payment of varying amounts per acre or building lot as 
the case may be. 
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8. 


10. 


8% Sinking fund debentures Series A: 
Pursuant to a deed of trust and mortgage dated February 1, 1969, the Company, on February 6, 1969, 
issued $5,000,000 principal amount of 8% sinking fund debentures Series A. The terms of the debenture 
are as follows: 
8% interest payable half-yearly, principal due February 1, 1979. 
Sinking fund requirements: 
February 1, in each of the years 1970-1971 $100,000 
February 1, in each of the years 1972-1978, 
inclusive : $500,000 
A change in the tax treaty ah ine aGioel Repubhc of West Germany, could result in an increase in the 
sinking fund requirements: 
These debentures are secured by a first floating charge on all the assets and property of the Company 
subject to any security which may be given to any Canadian chartered bank or banks and are secured 
by a specific charge on certain properties. 
In October of 1969, the Deutsche Mark was revalued, resulting in an increase in the cost of interest 
financing of approximately 34 of 1% per annum and an increase in the principal amount to be repaid of 
approximately $465,000 which amount less deferred income tax reductions, has been written off in 1969 
as an extraordinary item. See also Note 10. 
Costs associated with the debenture financing are being amortized over the life of the debentures; 
amortization for 1969 amounted to $18,333. 


. Capital: 


Additional information on authorized capital: 
7¥2% cumulative redeemable Series A non-voting senior preference shares: 
The Company may at any time redeem the whole or from time to time any part of the then out- 
standing Series A preference shares on thirty days notice at par, plus a premium of 6% thereof and 
all unpaid cumulative dividends. 
The Company shall purchase for cancellation in the market in each year 4,000 Series A preference - 
shares at a price not exceeding the price at which such Series A preference shares may be redeemed. 
Series A preference shares purchased or redeemed shall constitute a credit against such fund 
obligation. 
Non-voting participating convertible junior preference shares: 

The junior preference shares or any of them may be converted at any time by the holder or holders 
thereof into fully paid common shares of the Company on the basis of one common share for each 
junior preference share. 
The junior shares are non-redeemable and rank equally with the common shares with respect to 
dividends. 

On February 6, 1969, the Company issued for cash 400,000 Series A preference shares for $4,000,000 

and 200,000 common shares for $1,000,000 less an underwriter’s commission of $200,000. 

During the period, the Company purchased for cancellation, 30,000 742% cumulative redeemable Series 

A non-voting senior preference shares. These shares were purchased at prices less than par value which 

resulted in the creation of contributed surplus in the amount of $70,179. 


Extraordinary items: 


, The extraordinary items are: 


—_—_—_—_-~ 


11. 


12. 


(a) Costs incurred by the Company for its successful defense of the charges laid by the Ontario Securities 
Commission in the amount of $63,129 less deferred income tax reduction of $33,717. 

(b) Increase in the principal amount to be repaid on the 8% sinking fund debentures Series A, in the 
amount of $465,000, less deferred income tax reduction of $248,357 as a result of the revaluation 
of the Deutsche Mark. 


Expenses relating to the issue of capital: 

It was the Company’s previous intention to amortize over ten years (1968 amortized $4,667) the costs of 
the public underwriting amounting to $419,630, which amount included underwriter’s commission of 
$200,000. In 1969, the Company has written off the balance of $419,630 (less deferred income tax of 
$117,304) to retained earnings. 


Depreciation: 

The Company records depreciation on revenue producing properties on a 5% sinking fund basis over the 
estimated useful life of the property. Depreciation on other assets is recorded on a diminishing balance 
basis. Total depreciation charged for 1969 amounts to $25,625. 


Il 


13. Carrying charges: 
Interest and other charges directly attributable to real estate, are added to cost of real estate. Debenture 
interest in the amount of $417,766 was expensed during the period. 


14. Remuneration of directors and senior officers: 
The total remuneration paid during the year to directors and senior officers as defined by the Ontario 
Corporations Act amounts to $128,599. 


15. Contingent liabilities: 
The Company is contingently liable for a bank loan in the amount of $805,000 to one of the associated 
companies in which it has an investment, and mortgages payable for the same company in the amount 
of $1,200,000. 
Contingent liabilities include the usual liability for performance bonds in various sub-divisions, or letters 
of credit issued in lieu of same. 


16. Employee stock options: 


20,000 common shares have been set aside but not allocated for a stock option plan. Management has 
advised that this plan will not be implemented. 


17. Statement of source and use of funds: 


A comparative 1968 statement of source and use of funds has been omitted because the Company com- 
menced operations on September 1, 1968. Accordingly, such a statement would not be informative. 


18. Comparability: 
As the Company commenced operations September 1, 1968, the 1968 income statement reflects four 
months operations and the 1969 income statement reflects twelve months operations. 


19. Events subsequent to balance sheet date: 


(a) The major shareholders of the Company on February 13, 1970, sold their shares, resulting in a 
change in control of the Company. 


Pursuant to the sales agreement, the purchaser will make an offer to purchase the remaining issued 
common shares held by the public. 


(b) The Company has acquired a further 25% interest in an associated company in which it presently 
has a 50% interest. This requires the Company to advance an additional amount of approximately 
$175,000. 


Auditors’ Report 


To the Shareholders of 
Victoria Wood Development Corporation Limited, 
Toronto, Ontario. 


We have examined the balance sheet of Victoria Wood Development Corporation Limited as at Decem- 
ber 31, 1969 and the statements of income and retained earnings and source and use of funds for the year 
then ended. Our examination included a general review of the accounting procedures and such tests of 
accounting records and other supporting evidence as we considered necessary in the circumstances. 


In our opinion these financial statements present fairly the financial position of the Company as at 
December 31, 1969 and the results of its operations and the source and use of its funds for the year then 


ended in accordance with generally accepted accounting principles applied on a basis consistent with that 
of the preceding period. 


Toronto, Ontario LAVENTHOL KREKSTEIN HORWATH & HORWATH 
April 30, 1970 Chartered Accountants 
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Victoria Wood Developments in Progress 
in Metropolitan Toronto 


STEELES AVE. 


LAWRENCE AVE. 


VICTORIA PARK 
KENNEDY RD. 


Colonel Rattray Estate ; : 3 
Doultonwood . F : j ; 


Denlow Estates . ‘ : j : 1 Don Woods : : : ; ; 8 Main Square. : ; : Soe! 

Windfields Farms, Phase I , : 2 Maisonette Developments (Scarborough)* 9 Yonge-Sheppard Complex , E 15 

Windfields Farms, Phase II é : 3 Cawthra-Tomken Development* eo ONY Woodbine Downs*  . ; : 5 KGS 

Chartwell . : ; ; : ; 4 Centennial Village, Etobicoke* . 5 Davisville Centre*  . ‘ : i mee 

Brian Drive : : ; ‘ : 5 Sullivan Developments, Scarborough* 12 Caledonia Park . ; : ; hee eR 
6 West Mall Tower ; ; 3 5 AB Akron Industrial Park* . F ee 
7 


*Victoria Wood has joint venture or partnership interest. 


VICTORIA WOOD 


DEVELOPMENT CORPORATION LIMITED 
1 Valleybrook Drive, Don Mills, Ont. 
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